DELEGATED APPLICATION REPORT

Ward: Southcote

App Ref: 181545/FUL
Address: Elvian School, 61 Bath Road, Reading, RG30 2BB
Proposals: Erection of Bin storage area
Case Officer: Julie Williams
Applicant: Taylor Wimpey UK Ltd
Date received (valid from): 14 September 2018

Target Decision date: 9 November 2018


1.
INTRODUCTION

This new residential development is partly completed with the adjacent flats to the application site occupied. The site proposed for the new bin store is on a small area of grassed amenity space between parking bays. This area adjoins the central green link through the site which already has its trim trail installed as required. The car park is already laid out and some planting provided.  
2.
PROPOSAL AND SUPPORTING INFORMATION

Erection of Bin storage area. 1470mm x 3370mm and 1800mm high. Timber framed. Contains 2 x 1100ml capacity recycling bins). 
Plans considered:
Site location plan – 11802_Bin

Bin store details – PT1241-DET/20

3. RELEVANT PLANNING HISTORY 

151175/OUT – Redevelopment of Elvian School for residential and new secondary school.
161877/REM – Reserved matters – permitted 20/12/2016

Numerous appcon applications

4.
CONSULTATIONS

4.1
No addresses were consulted by letter as not known but a site notice was displayed. 
4.2
No representations have been received. 
4.3
Transport: In principle, there are no transport objections to the erection of a new bin storage area.  However, it should be noted that waste collection vehicles should be able to get within 10m of the storage point and should not reverse in excess of 12m.  The swept path diagram (submitted with the original application (below)) did not track an RBC refuse vehicle around this courtyard, therefore, the new bin storage area will be slightly in excess of the pulling distance for a 1100 litre containers. 

In view of this, it is recommended that the Council’s Waste team are consulted on this application to ensure they are happy with the proposed location but there are no transport objections.  
4.4
Waste: I see no problems with the planning application. They are allowed the extra capacity of 1x1100 general waste and 1x1100 recycling. In terms of walking distance, we need to be within 10 metres walking distance.
4.5
Landscape: I think both the tree and bin store (as shown on the Proposed plan) can be accommodated. Approved tree is an Acer platanoides Deborah 14-16cm girth.  That size tree should have at least a 1.8m clear stem (lowest branches will be above 1.8m).  I note the bin store is 1800mm high so conflict with lower branches initially should hopefully not be a problem if the tree was planted close to the bin store.  I think its fine to move it back (west) of its approved location slightly to accommodate the bin store, but not too close to the line of Maples to the west in order to avoid suppression.  Perhaps closer to the bin store than existing tree line but at least 1.5m away.  The applicant might like to consider whether there is potential for roots to affect the base of the bin store in the future and if so, include a root barrier in the east side of the tree pit. 

As the tree will be more or less in the approved location, you may consider it reasonable to not need an amended landscape plan – I would.
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5. LEGAL AND PLANNING POLICY CONTEXT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

6.
APPRAISAL

The proposed bin store would not detract from the appearance of the area through the use of ill-matching materials and by not fitting in with the design.  It will not reduce the amount of usable amenity space to an unacceptable degree.  It will be far enough away from adjacent dwellings so will not impact on neighbour’s amenities.  
Following concerns that the bin is close to the proposed location of a new tree this has been reviewed and it has been confirmed that the tree and bin can be sited close to each other.  The new tree is required to be planted by condition applying to the wider site.  An informative on this matter should be sufficient.  
There are no objections from transport or waste colleagues. 
7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on amenity.  As such the proposed bin store is considered to be in accordance with the above relevant policy and permission can be granted. 

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  

Application Permitted

